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I. INTRODUCTION 

A. Application Summary  

Jeremy Keepers (Applicant), representing property owner Weyerhaeuser Timber 

Holdings, Inc. , submitted combined Comprehensive Plan  (Plan) Map and Zoning 

Map amendment applications to rezone a 49.34 -acre property from Primary Forest 

(PF-80) to Resource Industrial Planned Development (RIPD). The proposed zone 

change requires a concurrent Plan Map amendment, from Forest Land to Rural 

Industrial Land. The complete application , including maps,  is attached as Exhibit 2. 

Applicantõs supplemental evidence and argument are attached as Exhibit 3.  

The application  is submitted pursuant to Oregon Revised Statute  (ORS) 197.719.  

ORS 197.719 permit s land that meets the statutory definition of an òabandoned or 

diminished mill siteó to be rezoned for industrial use, notwithstanding other land use 

regulations that protect farm or forest land. This means that if  the subject property 

meets the requirements in ORS 197.719  for an abandoned or diminished mill site,  an 

òexceptionó to Statewide Land Use Planning Goal 3 (Agricultural Land), Goal 4 

(Forest Land) , or Goal 14 (Urbanization)  is not required to amend the Plan Map 

designation of the propert y to Rural Industrial and the zoning designation to 

Resource Industrial ñPlanned Development (RIPD).   

The application  states the  property will be used to manufacture a ra nge of wood 

products for retail  and private label end users , in addition to wholesale l umber 

production.  The application, narrative, and Applicantõs responses to applicable 

decision criteria are contained in Exhibit 2 and Exhibit 3. 

B. Background  

Ac cording to Applicant submittals  and other Columbia County land records, 

including building permits and Assessor records, the subject 49.34 -acre property 

was previously developed with a log sorting yard and òchip mill.ó   

Applicant Statements:  

òThe site was developed in the late 1970's for log storage, sorting and chipping 

industrial uses a nd was operated up until 2017. The rezone is requested to put 

the fully developed idled mill site (paved log yard, power, roads and 

stormwater retention pond system) back into productive industrial use.   

Since the chip mill was decommissioned , the approximate 24 -acre paved log 

yard, road system and stormwater retention ponds have sat idle. Since 2017, 

this improved area has been used several times for storage durin g local 

construction projects. Otherwise, the developed site has n ot been fully utilized 

since closure in 2017.   
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It will provide 20 to 25 full time jobs when full operation is achieved which is a 

benefit to the community residents and the loc al economy in Columbia 

County. There is a nearby operation that is similar in u se to what is being 

proposed but is primarily a wholesale lumber producer.  The proposed use on 

the subject property will manufacture a range of wood products for retail, and 

private label end users in addition to wholesale lumber production similar to 

wha t is made at the nearby existing facility.  

The property was being used for a log yard and chip facility at the time it was 

zoned to Primary Forest PF80.  It remained in that use up to the year 2017 when 

it was closed and the chipping portion of the facilit y was demolished.  Normal 

upgrades to the existing facility infrastructure were made after the site was 

zoned PF-80. 

The property currently has adequate road, power, water and stormwater 

services available on site that are necessary for the new mill's oper ations.  It will 

not put a burden on any public facilities to restart this new mill operation on 

the idled property.  No new public services are being proposed at this time 

other than a power capacity increase.  The Clatskanie PUD has indicated that 

the pr oposed power upgrades will not put an undue burden on the PUD. ó 

The property is developed as described in the application. All but two  of the 

buildings that were on the property when the facility  was in operation are no 

longer present. The area that is proposed to be zoned for in dustrial use has been 

surveyed and is shown  on the application site plans  in Exhibit 2. Supplemental 

evidence and argument in support of the application is attached as Exhibit 3.   

C. Land Use Process  

The Planning Commission (Commis sion) conduct ed  a duly noticed public hearing 

on the application s on April 18, 2022, at 6:30 p.m .  After reviewing and discussing 

the written and oral evidence and argument presented at the hearing, the 

Commission approved a motion by a vote of 5 -0 to recommend the Columbia 

County Board of  Commissioners (Board) approve the Plan map amendment and 

zoning map amendment applications as proposed.  The Planning Commission Final 

Order No. PA 22 -01 and ZC 22 -01 are attached in Exhibit 1 . 

A public hearing to consider the applications is scheduled before the Board on 

Wednesday, May 25, 2022, at 10:00 a.m. , in the Board hearing room, on the third  

floor of the Columbia County Courthouse , in St. Helens, Oregon . The hearing is to 

afford interested parties an opportunity to be heard on applications PA 22-01 and 

ZC 22-01 for a Comprehensive Plan (Plan) map amend ment from Forest Resource 

to Rural Industrial and a Zoning Map Amendment from Primary Forest (PF -80) to 

Resource IndustrialñPlanned Development (RIPD) under provisions for the 

redevelopment of an abandoned or diminished mill site  in ORS 197.719.  



PA 22-01 & ZC 22-02 Page 4 of 61 

The appli cations  will be reviewed and a decision will be made subject to the 

criteria identified in Section I II of this staff report; and any other criteria deemed by 

the Board to be applicable. Oregon law requires that all testimony and evidence 

must be directed toward the applicable decision criteria. Parties may present 

written and oral testimony at the public hearing or provide written comments to 

the Board prior to the hearing . The Board deci sion is a final land use decision unless 

appealed to the Oregon Land Use Board of Appeals (LUBA).  

II. SITE CHARACTERISTICS 

A. Access:  Access is via a private roadway, north of Highway 47, beginning 

approximately two miles west of Clatskanie. As identified in the application, aerial 

photos and maps, the property contains a 24 -acre paved area, internal roads and 

vehicle circulation system, an accessory building, power, and a stormwater 

retention pond s ystem.  The County Road Department submitted written comment s 

stating that :  

1. Applicant must use Highway 47 as main access for heavy truck and 

equipment traffic. Palm Hill Road and Elliott Road are not suitable for heavy 

truck traffic due to the steep grades  and hairpin turns on Palm Hill Road.  

2. If the applicant would like to use Elliott Road as a secondary or emergency 

access for passenger vehicles only, they will need to obtain an access permit 

from the Public Works department.  

B. Topography:  The property c ontains some steep forested areas  around the 

perimeter ; the industrial development site is generally flat.  

C. Natural Features:  The property does not contain any creeks , wetlands  or 

significant natural drainage.  There is a pond on the property.  

D. Natural Hazards:  The property does not contain any identified flood hazard or 

landslide hazard areas.  

E. Well/Septic:  The property contains a well and a septic system.  

F. Surrounding Land Use:  The property is in an area that is generally forested and 

that does not  include any high -density residential or commercial use. There are 

two home sites on adjacent properties. The following aerial s show the property 

location, the subject property, and the area zoning.   

G. Wildlife Habitat : The property does not contain any significant fish, riparian, 

bird, or big game habitat areas.   
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Property Location  
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Highway 47 Access  
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